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Key Definitions 
This list of key definitions is intended to assist the reader and is not intended to replace applicable legal 
definitions of these terms. The following definitions are for key terms used throughout the document, 
many of which are based on definitions in statutes and regulations.  
 
Areawide Median Income (AMI) ς the median gross income for a person or family as calculated by the 
United States Department of Housing and Urban Development, based on the median income for the 
Metropolitan Statistical Area. For FY2019, the HUD area median family income (HAMFI) for the Boston-
Cambridge-Newton MA HUD Metro FMR Area (which includes Ipswich) was $113,300.1 AMI is referred 
to in the document as median family income (HAMFI). 

Cost-Burdened Household ς a household that spends 30 percent of more of their income on housing-
related costs (such as rent or mortgage payments). Severely cost-burned households spend 50 percent 
or more of their income on housing-related costs.  

Elderly Non-Families ς a household of one elderly person as defined by in the US Department of 
HousinƎ ŀƴŘ ¦Ǌōŀƴ 5ŜǾŜƭƻǇƳŜƴǘΩǎ /ƻƳǇǊŜƘŜƴǎƛǾŜ IƻǳǎƛƴƎ !ŦŦƻǊŘŀōƛƭƛǘȅ {ǘǊŀǘŜƎȅ ό/I!{ύ ŘŀǘŀΦ 

Extremely Low-Income ς an individual or family earning less than 30 percent of area median family 
income set by HUD (HAMFI). 

Family Household - Family households consist of two or more individuals who are related by birth, 
marriage, or adoption, although they also may include other unrelated people. 

Household ς all the people, related or unrelated, who occupy a housing unit. It can also include a person 
living alone in a housing unit or a group of unrelated people sharing a housing unit as partners or 
roommates. Family households consist of two or more individuals who are related by birth, marriage, or 
adoption, although they also may include other unrelated people. Nonfamily households consist of 
people who live alone or who share their residence with unrelated individuals.  

Labor Force ς all residents within a community over the age of 16 who are currently employed or 
actively seeking employment. It does not include students, retirees, discouraged workers (residents who 
are not actively seeking a job) or those who cannot work due to a disability. 

LEED® - an acronym for Leadership in Energy and Environmental Design, a nationally accepted Green 

Building Rating SystemTM for green building construction developed by the U.S. Green Building Council. 
LEED® standards vary based on project type and each project is rated as either Certified, Silver, Gold, or 
Platinum (the highest standard). 
 
Low-income Housing ς housing for persons or families whose annual income is less than 80 percent of 
the areawide median family income (HAMFI) (as defined by the CPA).2 The HAMFI is determined by the 
United States Department of Housing and Urban Development (HUD). For the Boston-Cambridge-
Newton MA HUD Metro FMR Area (which includes Ipswich), a four-person household with a gross 
household income of $89,200 or less is considered low-income.3 A one-person household with a gross 
household income of $62,450 or less is considered low-income.  

                                                           
1 U.S. Department of Housing and Urban Development. FY 2019 Income Limits Summary. 
https://www.huduser.gov/portal/datasets/il/il2019/2019summary.odn (accessed October 2019). 
2 For purposes of MGL c.40B, moderate income is defined as up to 80 percent AMI.  
3 U.S. Department of Housing and Urban Development. FY 2019 Income Limits Summary. 
https://www.huduser.gov/portal/datasets/il/il2019/2019summary.odn (accessed October 2019). 

https://www.huduser.gov/portal/datasets/il/il2019/2019summary.odn
https://www.huduser.gov/portal/datasets/il/il2019/2019summary.odn
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Non-Family Households ς Non-family households consist of individuals living alone and individuals living 
with roommates who are not related by birth, marriage, or adoption. 

Open Space ς land to protect existing and future well fields, aquifers and recharge areas, watershed 
land, agricultural land, grasslands, fields, forest land, fresh and salt water marshes and other wetlands, 
oceans, rivers, streams, lake and pond frontage, beaches, dunes and other coastal lands, lands to 
protect scenic vistas, land for wildlife or nature preserve, and/or land for recreational use. 

Unemployment Rate - the percentage of the labor force who is not employed but actively seeking 
employment. 

Data Sources 
This plan utilizes data from the U.S. Census, American Community Survey (ACS), Housing and Urban 
Development (HUD) Comprehensive Housing Affordability Strategy (CHAS), and The Warren Group 
(TWG), as well as projections from the University of Massachusetts at Amherst Donahue Institute 
(UMDI) and Metropolitan Area Planning Council (MAPC). It also includes some economic data from the 
Massachusetts Executive Office of Labor and Workforce Data (EOLWD). Local data sources include the 
2003 Ipswich Community Development Plan, 2020 Draft Community Development Plan, 2006 Housing 
Production Plan, 2013 Open Space and Recreation Plan, 2020 Draft Open Space and Recreation Plan, the 
Ipswich Building Department, and the Ipswich Assessors Office. Comparison communities used in the 
ƴŜŜŘǎ ŀǎǎŜǎǎƳŜƴǘ ǿŜǊŜ ǎŜƭŜŎǘŜŘ ōȅ ǘƘŜ ¢ƻǿƴΩǎ tƭŀƴƴƛƴƎ ŀƴŘ 5ŜǾŜƭƻǇƳŜƴǘ 5ŜǇŀǊǘƳŜƴǘΦ ¢ƘŜ 
Development Constraints draws extensively on the 2020 Draft Community Development Plan and 2020 
Draft Open Space and Recreation Plan.  

The U.S. Census counts every resident in the United States by asking ten questions, whereas the ACS 
provides estimates based on a sample of the population for more detailed information.  It is important 
to be aware that there are margins of error (MOE) attached to the ACS estimates, because the estimates 
are based samples and not on complete counts. 
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Chapter 1: Introduction 
HPP Purpose 
A Housing Production Plan (HPP) is a state-recognized planning tool that, under certain circumstances, 
permits the community to influence the location, type, and pace of affordable housing development. 
This HPP establishes a strategic plan for production of affordable and mixed-income housing that is 
based upon a comprehensive housing needs assessment and provides a detailed analysis of 
development constraints due to infrastructure capacity, environmental constraints, protected open 
space and historic resources, and regulatory barriers.  
 
This HPP has been prepared in accordance with the Massachusetts Department of Housing and 
Community Development (DHCD) requirements and describes how the community plans to create and 
preserve affordable and mixed-income housing. LǇǎǿƛŎƘΩǎ ǇǊŜǾƛƻǳǎ Itt ǿŀǎ ŀǇǇǊƻǾŜŘ ōȅ ǘƘŜ ǎǘŀǘŜ ƛƴ 
2006 but expired in 2011. 
 
Under Massachusetts General Laws Chapter 40B Section 20-но ό/Φпл.ύΣ ǘƘŜ /ƻƳƳƻƴǿŜŀƭǘƘΩǎ Ǝƻŀƭ ƛǎ ŦƻǊ 
all Massachusetts municipalities to have 10 percent of housing units affordable to low/moderate income 
households or affordable housing on at least 1.5 percent of total land area.  
 
If a community has a DHCD approved HPP and is granted certification of compliance with the plan by 
DHCD, a decision by the Zoning Board of Appeals (ZBA) relative to a comprehensive permit application 
for affordable housing will be deemŜŘ άŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ƭƻŎŀƭ ƴŜŜŘǎέ under MGL Chapter 40B. 
ά/ƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ƭƻŎŀƭ ƴŜŜŘǎέ ƳŜŀƴǎ ǘƘŜ ½.!Ωs decision will be upheld by the Housing Appeals 
Committee.  LŦ LǇǎǿƛŎƘ Ƙŀǎ ŀǇǇǊƻǾŜŘ ŀǘ ƭŜŀǎǘ нф ŘǿŜƭƭƛƴƎ ǳƴƛǘǎ ǘƘŀǘ Ŏƻǳƴǘ ƻƴ ǘƘŜ ǎǘŀǘŜΩǎ {ǳōǎƛŘƛȊŜŘ 
Housing Inventory (SHI), the Town will acƘƛŜǾŜ ŀ άǎŀŦŜ ƘŀǊōƻǊέ ǇǊƻǾƛǎƛƻƴ ŦƻǊ ƻƴŜ ȅŜŀǊΣ ƻǊ ŦƻǊ ǘǿƻ ȅŜŀǊǎ ƛŦ 
Ipswich approves 57 dwelling units that count on the SHI. 4   
 
As of October 20, 2020, 531 units in Ipswich were included on the SHI, which is 9.26 ǇŜǊŎŜƴǘ ƻŦ ¢ƻǿƴΩǎ 
total year-round housing units (5,735 according to the 2010 Census). Ipswich would need to create 43 
more units5 to reach the 10 percent affordability target (a total of 574 units) but the Town may need to 
create moreτor lessτunits to reach the 10 percent affordability threshold depending on whether the 
¢ƻǿƴΩǎ ǘƻǘŀƭ ȅŜŀǊ-ǊƻǳƴŘ ƘƻǳǎƛƴƎ ǳƴƛǘǎ ƛƴŎǊŜŀǎŜǎ ƻǊ ŘŜŎǊŜŀǎŜǎ ǿƛǘƘ ǘƘŜ нлнл /Ŝƴǎǳǎ ǳǇŘŀǘŜ ŀƴŘ 5I/5Ωǎ 
biennial update to the SHI.  
 

                                                           
4 Department of Housing and Community Development. Spreadsheet of 0.5% and 1.0% Thresholds for Each Community Based on 2010 Census 
Information. 2010. 
5 There was a recently approved 40B Comprehensive Permit for 120 County Road. This development is expected to have 37 unitsτ10 of which 
are affordable.  
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Report Organization 
This Housing Production Plan is organized in six chapters as follows: 

¶ Chapter 1 provides an overview of the purpose of the plan, a community overview, description 

ƻŦ ǘƘŜ ǇƭŀƴƴƛƴƎ ǇǊƻŎŜǎǎΣ ŀƴŘ ǎǳƳƳŀǊȅ ƻŦ LǇǎǿƛŎƘΩǎ ƘƻǳǎƛƴƎ ƴŜŜŘǎΣ ƎƻŀƭǎΣ ŀƴŘ ǎǘǊŀǘŜƎƛŜǎΦ 

¶ Chapter 2 describes IpswƛŎƘΩǎ ŦƛǾŜ-year housing goals, strategies, and action plan as identified 

through the planning process associated with development of this plan. 

¶ /ƘŀǇǘŜǊ о ǇǊƻǾƛŘŜǎ ŀ ŘŜƳƻƎǊŀǇƘƛŎ ǇǊƻŦƛƭŜ ƻŦ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ǊŜǎƛŘŜƴǘǎΦ 

¶ Chapter 4 provides an analysis of local housing conditions including housing supply, residential 

market indicators, and affordable housing characteristics. 

¶ /ƘŀǇǘŜǊ р ŘŜǎŎǊƛōŜǎ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ŘŜǾŜƭƻǇƳŜƴǘ ŎƻƴǎǘǊŀƛƴǘǎ ŀƴŘ ƭƛƳƛǘŀǘƛƻƴǎ ƛƴŎƭǳŘƛƴƎ 

environmental constraints, infrastructure capacity, regulatory barriers.  

¶ Chapter 6 describes local and regional capacity and resources to create and preserve affordable 

and mixed-income housing in the community. 

Comprehensive Permit Denial & Appeal Procedures  
(a) If a Board considers that, in connection with an Application, a denial of the permit or the imposition of 
conditions or requirements would be consistent with local needs on the grounds that the Statutory Minima 
defined at 760 CMR 56.03(3)(b or c) have been satisfied or that one or more of the grounds set forth in 760 CMR 
56.03(1) have been met, it must do so according to the following procedures. Within 15 days of the opening of the 
local hearing for the Comprehensive Permit, the Board shall provide written notice to the Applicant, with a copy to 
the Department, that it considers that a denial of the permit or the imposition of conditions or requirements 
would be consistent with local needs, the grounds that it believes have been met, and the factual basis for that 
position, including any necessary supportive documentation. LŦ ǘƘŜ !ǇǇƭƛŎŀƴǘ ǿƛǎƘŜǎ ǘƻ ŎƘŀƭƭŜƴƎŜ ǘƘŜ .ƻŀǊŘΩǎ 
assertion, it must do so by providing written notice to the Department, with a copy to the Board, within 15 days of 
its receipt of the .ƻŀǊŘΩǎ ƴƻǘƛŎŜΣ ƛƴŎƭǳŘƛƴƎ ŀƴȅ ŘƻŎǳƳŜƴǘŀǘƛƻƴ ǘƻ ǎǳǇǇƻǊǘ ƛǘǎ ǇƻǎƛǘƛƻƴΦ ¢ƘŜ 5ŜǇŀǊǘƳŜƴǘ ǎƘŀƭƭ 
thereupon review the materials provided by both parties and issue a decision within 30 days of its receipt of all 
materials. The Board shall have the burden of proving satisfaction of the grounds for asserting that a denial or 
approval with conditions would be consistent with local needs, provided, however, that any failure of the 
Department to issue a timely decision shall be deemed a determination in favor of the municipality. This 
procedure shall toll the requirement to terminate the hearing within 180 days. 
 
(b) For purposes of this subsection 760 CMR 56.03(8), the total number of SHI Eligible Housing units in a 
ƳǳƴƛŎƛǇŀƭƛǘȅ ŀǎ ƻŦ ǘƘŜ ŘŀǘŜ ƻŦ ŀ tǊƻƧŜŎǘΩǎ ŀǇǇƭƛŎŀǘƛƻƴ shall be deemed to include those in any prior Project for 
which a Comprehensive Permit had been issued by the Board or by the Committee, and which was at the time of 
the application for the second Project subject to legal appeal by a party other than the Board, subject however to 
the time limit for counting such units set forth at 760 CMR 56.03(2)(c). 
 
(c) If either the Board or the Applicant wishes to appeal a decision issued by the Department pursuant to 760 CMR 
56.03(8)(a), including one resulting from failure of the Department to issue a timely decision, that party shall file 
an interlocutory appeal with the Committee on an expedited basis, pursuant to 760 CMR 56.05(9)(c) and 
56.06(7)(e)(11), within 20 days of its receipt of the decision, with a copy to the other party and to the Department. 
¢ƘŜ .ƻŀǊŘΩǎ ƘŜŀǊƛƴƎ ƻŦ ǘƘŜ tǊƻƧŜŎǘ ǎƘŀƭƭ ǘƘŜǊŜǳǇƻƴ ōŜ ǎǘŀȅŜŘ ǳƴǘƛƭ ǘƘŜ ŎƻƴŎƭǳǎƛƻƴ ƻŦ ǘƘŜ ŀǇǇŜŀƭΣ ŀǘ ǿƘƛŎƘ ǘƛƳŜ ǘƘŜ 
.ƻŀǊŘΩǎ ƘŜŀǊƛƴƎ ǎƘŀƭƭ ǇǊƻŎŜŜŘ ƛƴ ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ тсл /aw рсΦлрΦ !ƴȅ ŀǇǇŜŀƭ ǘƻ ǘƘŜ ŎƻǳǊǘǎ ƻŦ ǘƘŜ /ƻƳƳƛǘǘŜŜΩǎ 
ruling shall not be taken until after the Board has completed its hearing and the Committee has rendered a 
decision on any subsequent appeal. 
 
Source:  DHCD Comprehensive Permit Regulations, 760 CMR 56.03(8). 
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Community Overview 
Ipswich is a rural coastal community on the North Shore of Massachusetts defined by its marshes and 
beaches, its agricultural and natural landscapes, vibrant tourism industry, and its historic small-town 
town center along the Ipswich River. Within its 33 square miles, almost 14,000 residents reside and it 
has more pre-1725 historic homes than any other community in the nation. It is located thirty miles 
northeast of Boston in Essex County and is bordered by the municipalities of Rowley, Topsfield, Boxford, 
Hamilton, Essex, and Gloucester.6  
 

Community Engagement Process 
The Town and Housing Production Plan (HPP) Working Group held seven focus group sessions, 
facilitated by the consultant, to brainstorm potential actions to incorporate into the HPP and evaluate 
potential constraints (including physical, political, or environmental) to overcome for implementation. 
Due to the ongoing COVID-19 health crisis, the focus groups were held virtually on Zoom over two 
weeks in mid-May 2020. Forty-four people participated in total, including real estate agents, town staff, 
interested community members, and representatives from the Select Board, Planning Board, Housing 
Partnership, Zoning Board of Appeals, and Open Space Committee. Participants were given materials to 
review prior to the focus groups, including handouts and a video with an overview of HPP basics and the 
key issues and trends identified in the needs assessment.  
 
Some key takeaways gleaned from participants during these discussions include: a need for education 
and leadership on housing issues and affordable housing development, particularly around density; 
interest in incremental and infill housing through converting existing structures; and a desire for Town 
policies to be equitably divided between conservation, preservation, and housing. There were also 
ǊŜǇŜŀǘŜŘ ŎƻƴŎŜǊƴǎ ŀōƻǳǘ Ƙƻǿ ƴŜǿ ŘŜǾŜƭƻǇƳŜƴǘ ǿƻǳƭŘ ƛƳǇŀŎǘ ǘƘŜ ¢ƻǿƴΩǎ ǎǘǊŜǘŎƘŜŘ ǿŀǘŜǊ ǊŜǎƻǳǊŎŜǎ 
and discussion about how to best leverage existing fundingτand seek new fundsτto support desirable 
affordable housing development.  
 

Summary of Housing Needs 
Ipswich is challenged to create a mix of housing that meets the needs of its current and future 
population while retaining its rural character and preserving its historic assets. The number of 
households is projected to increase between now and 2030τsuggesting an overall need to increase the 
housing stock in Ipswich. 
 

LǇǎǿƛŎƘΩǎ ǇǊƛƳŀǊȅ ƘƻǳǎƛƴƎ ƴŜŜŘ ƛǎ ŀ ƳƻǊŜ ŘƛǾŜǊǎŜ ƘƻǳǎƛƴƎ ǎǘƻŎƪ ǘƘŀǘ ƻŦŦŜǊǎ ƳƻǊŜ ŎƘƻƛŎŜ ǘƻ 

serve a changing and growing population. In particular, this analysis indicates a need for 

more rental, multifamily, affordable, smaller, and service-enriched housing units.  

 

RISING COSTS, STATIC INCOMES 
Over the past few decades, housing has become less affordable for Ipswich residents. The median sales 
price of single-family homes and average rents have risen, while the purchasing power for household 
income has declined. There is a $171,000 gap between what a household earning the median income 

                                                           
6 The border with Gloucester is across Essex Bay. There is no land border. 
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can afford and the median sales price for a single-family home. Renters need to earn double the current 
median income to afford the median rent ($1,940).7  
 
Renters and older adults are particularly impacted by high housing costs. About 50 percent of renters in 
Essex County and nearly 75 percent of seniors (adults over 62) spend more than 30 percent of their 
income on housing. Seniors living alone are particularly cost burdenedΦ LǇǎǿƛŎƘΩǎ ƻƭŘŜǊ ŀŘǳƭǘǎ όср ŀƴŘ 
over) are also more likely to be renters compared to the state and county. Residents who are cost-
burdened see their incomes spread thin, with less disposable income for other necessities such as food 
or clothing. A lack of financially sustainable housing options can also increase the chances ƻŦ ƭƻǎƛƴƎ ƻƴŜΩǎ 
home. 
 

SYSTEMATICALLY CONSTRAINED HOUSING SUPPLY 

Recent residential development trends indicate that the Town is likely to produce less than 

half of the number of new housing units during the present decade as during the 

preceding two decades. Housing prices are rising, in part, due to a systematically 

constrained housing supply. 

 
¢ƘŜ ƳŀƧƻǊƛǘȅ όсм ǇŜǊŎŜƴǘύ ƻŦ LǇǎǿƛŎƘΩǎ ƘƻǳǎƛƴƎ ǎǘƻŎƪ ƛǎ ǎƛƴƎƭŜ-family homesτa larger share compared to 
Essex County and Massachusetts (both 52 percent). Additionally, of the housing that is being built in 
recent years, much of it is single family owing in large part to the Turner Hill development. Current 
zoning regulations do not facilitate a quick and easy path to development of multifamily and mixed-use 
developments because multifamily units are not permitted by-ǊƛƎƘǘ ƛƴ ŀƴȅ ƻŦ LǇǎǿƛŎƘΩǎ ȊƻƴƛƴƎ ŘƛǎǘǊƛŎǘǎ, 
which reflects a trend throughout the state.  
 
Still, there have been several multifamily projects constructed in Ipswich, including the conversion of the 
Old Town Hall to 11 units, 13 new units at 195-199 High Street, and 8 new units at 48 Market Street, to 
name a few. As of the writing of this plan, there is an approved 37-unit project at 120 County Road, 6 
units at 83 High Street, and 13 units at 15 Market Street, which are anticipated to be constructed soon. 
 

NEED FOR AN ALL AGES-FRIENDLY COMMUNITY 
LǇǎǿƛŎƘΩǎ ǇƻǇǳƭŀǘƛƻƴ Ƙŀǎ ƎǊƻǿƴ ǎƭƻǿƭȅ ƻǾŜǊŀƭƭ ǎƛƴŎŜ нлмл ōǳǘ ƛǎ ŀƎƛƴƎ ŦŀǎǘŜǊ ǘƘŀƴ 9ǎǎŜȄ /ƻǳƴǘȅ or 
Massachusetts. The number of older adults in Ipswich is also projected to grow over the next two 
decades at a rate outpacing the County and state. Smaller, accessible, and affordable units located near 
everyday amenities, such as grocery stores, banks, or pharmacies, are desirable and needed for seniors. 
These types of units can also be attractive to younger populations (20-34). Ipswich has a 
ŘƛǎǇǊƻǇƻǊǘƛƻƴŀǘŜƭȅ ǎƳŀƭƭ ǎƘŀǊŜ ƻŦ 9ǎǎŜȄ /ƻǳƴǘȅΩǎ ŀƎŜ нл-34 population, which is likely due to a relative 
lack of housing options including starter homes, environmentally sustainable homes, and other 
financially attainable units. 
 

RETHINKING THE DOWNTOWN 
LǇǎǿƛŎƘΩǎ ƘƛǎǘƻǊƛŎ ǊŜǎƻǳǊŎŜǎΣ ƻǇŜƴ ǎǇŀŎŜΣ ŀƴŘ ƻǘƘŜǊ ƴŀǘǳǊŀƭ ŀǎǎŜǘǎ ŀǊŜ ŘŜŜǇƭȅ ǾŀƭǳŜŘ ōȅ ǘƘŜ ŎƻƳƳǳƴƛǘȅ, 
ŎƻƴǘǊƛōǳǘŜ ǘƻ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ƛŘŜƴǘƛǘȅ ŀƴŘ ŎƘŀǊŀŎǘŜǊΣ and function as vital economic generators 
through seasonal tourism. Current zoning regulations do not reflect existing and historic development 
patterns, particularly in and near Town Center and the commuter rail stationτabout one third (33 

                                                           
7 The median income for renters is $38,000. To afford the median rent, they would need to earn over $77,000. 
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percent) of properties in the Central Business District and over half (51 percent) of properties in the 
Intown Resident District are on smaller lots than currently allowed.  
 

The current density of housing units in Ipswich near the train station (within a ½ mile) is 

lower than what is needed to support cost-effective transit service. Strategically located 

multifamily and mixed-use development can conserve open space and strengthen 

traditional, vibrant, and walkable neighborhoods. 

 

DEVELOPMENT CONCERNS AND CONSIDERATIONS 
A mix of environmental and infrastructural factors play a critical role in limiting development in Ipswich. 
LǇǎǿƛŎƘΩǎ ǎƭƻǇŜŘ ŘǊǳƳƭƛƴ ǘƻǇƻƎǊŀǇƘȅΣ ǎƻƛƭ ƎŜƻƭƻƎȅΣ ŀƴŘ ǎƛƎƴƛŦƛŎŀƴǘ ŀƳƻǳƴǘ ƻŦ ƭŀƴŘƳŀǎǎ ǘƘŀǘ ƛǎ wetlands 
combine to limit future development. Local wetland protections and sewage disposal regulations more 
ǊŜǎǘǊƛŎǘƛǾŜ ǘƘŀǘ ǘƘŜ {ǘŀǘŜΩǎ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ǎǘŀƴŘŀǊŘǎ ŦǳǊǘƘŜǊ ƛƳǇŀŎǘ ŘŜǾŜƭƻǇƳŜƴǘ ƛƴ Ƴŀƴȅ ŀǊŜŀǎΦ !ǎ ŀ 
coastal community, flooding is a significant concern as wellτand 43 percent of Ipswich lies within 
C9a!Ωǎ млл-year flood zone. 
 
Water supply is an ongoing issue in Ipswich and could be a factor that constrains future development. 
The Town has considered several options to expand water storage and source capacity. Ipswich has 
public sewer infrastructure that services about 50 percent of the population and primarily services 
parcels in and near downtown. The wastewater treatment plant currently treats approximately 1 million 
gallons per day (mgd) (approximately 1/5 of its total capacity). 
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Summary of HPP Goals and Strategies 
These goals and strategies were developed based on a comprehensive housing needs and development 
constraints analysis (summarized above) combined with input from the housing focus groups conducted 
in May 2020, the public input collected through the Community Development Plan (CDP) engagement 
ǇǊƻŎŜǎǎΣ ŀƴŘ ǘƘŜ ŎƻƴǎǳƭǘŀƴǘΩǎ ǊŜŎƻƳƳŜƴŘŀǘƛƻƴǎ ŀƴŘ ōŜǎǘ ǇǊŀŎǘƛŎŜǎΦ  
 
Note: The goals and strategies are briefly listed here as a summary and are described in detail in Chapter 2.  

 

SUMMARY OF GOALS  
Goal 1. PRODUCTION. Create a minimum of 29 affordable homes annuallyτeither through new 
construction or conversion of existing unitsτthat Ŏƻǳƴǘ ƻƴ ǘƘŜ {IL ǘƻǿŀǊŘǎ ǘƘŜ ǎǘŀǘŜΩǎ мл ǇŜǊŎŜƴǘ 
threshold per MGL c.40B. Beyond the 10 percent threshold, continue to close the gap between available 
affordable housing units and the current housing needs of its residents.  
 

Goal 2. OPTIONS FOR ALL. Encourage a mix of housing choices that offers diverse options.  
 
Goal 3. LOCATION. Locate new multifamily and mixed-use residential development to enhance 
economic vitality and promote walkable, vibrant age-friendly neighborhoods. 
 
Goal 4. CAPACITY AND FUNDING. Expand implementation capacity and funding resources.  
 
Goal 5. OUTREACH AND ADVOCACY. Enhance communication, outreach, and expanded regional 
collaboration.  
 
Goal 6. PRESERVATION. Continue to actively monitor and preserve the long-term affordability of 
existing affordable housing units. 
 
Goal 7. SUSTAINABILITY. Encourage the development of new housing and the redevelopment of 
existing buildings with light ecological footprints, including high energy efficiency, clean and renewable 
energy sources, and maximized water conservation measures. 
 

SUMMARY OF STRATEGIES 

Regulatory 
1. Strengthen the Inclusionary Zoning provisions to promote unit production.  
 
2. Amend zoning to explicitly permit congregate housing and co-living, including in the Great Estate 
Preservation Development and Open Space Preservation (Cluster) zoning provisions.  
 
3. Amend zoning in and near Town Center to allow well-designed multi-family and/or mixed-use options 
by-right with administrative site plan review and design guidelines, rather than by special permit only. 
 
4. Adopt a 40R Smart Growth Overlay District with associated design guidelines to generate well-
designed Transit-Oriented Development (TOD) with mixed-income housing near the train station. 
 
5. Amend lot size and dimensional requirements in the IR district to permit contextually sensitive infill 
development and allow adaptive reuse of existing houses.  
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6. Provide more flexibility to create Accessory Dwelling Units (ADUs) and allow the creation of tiny 
houses or other small detached accessory units.  
 
7. Create an area vision plan and consider zoning amendments to allow mixed-use commercial and 
residential development along Route 1. 
 
8. Consider adopting a local bylaw that significantly restricts expansion of fossil fuel infrastructure for 
new construction. 
 

Local Initiatives 
9. Work with partners to sustain support for emergency rental assistance programs, as developed during 
the COVID-19 health crisis in the summer of 2020, as needed to stabilize housing situations especially for 
renters. 
 

10. Restructure and expand the existing local first-time homebuyer programs to assist lower-income 
households most in need.  

 
11. Repurpose underutilized parcels, including Town owned and tax foreclosed property, for the 
creation of affordable or mixed-income housing options. 
 
12. Work collaboratively with property owners and the state to actively preserve the 33 affordable units 
set expire in 2026.  
 
13. Continue to integrate current sustainability standards for new construction and rehabilitation. 
  

Implementation Capacity and Outreach 
14. Expand the capacity of the Town to implement housing initiatives and produce housing units by 
increasing the ƘƻǳǎƛƴƎ ŎƻƻǊŘƛƴŀǘƻǊ Ǉƻǎƛǘƛƻƴ ǘƻ Ŧǳƭƭ ǘƛƳŜ ŀƴŘ ǎǘǊŜƴƎǘƘŜƴƛƴƎ ǘƘŜ ǊƻƭŜǎ ƻŦ ǘƘŜ ¢ƻǿƴΩǎ 
housing committees. 
 
15. Pursue additional funding sources to support affordable housing initiatives.  
 
16. Expand education and advocacy efforts to promote creation of more diverse housing options 
including affordable housing options. 
 
17. Work with the Housing Authority to explore opportunities to expand its stock of affordable units and 
ǎǳǇǇƻǊǘ ǘƘŜ ƻǊƎŀƴƛȊŀǘƛƻƴΩǎ ŘŜǾŜƭƻǇƳŜƴǘ ŀƴŘ ƳŀƴŀƎŜƳŜƴǘ ŎŀǇŀŎƛǘȅΦ 
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Chapter 2: Housing Goals and Strategies 
! IƻǳǎƛƴƎ tǊƻŘǳŎǘƛƻƴ tƭŀƴ Ǉǳǘǎ ŎƻƳƳǳƴƛǘƛŜǎ ƛƴ ǘƘŜ ŘǊƛǾŜǊΩǎ ǎŜŀǘ ōȅ ŀƭƭƻǿƛƴƎ ŀ ŎƻƳƳǳƴƛǘȅ ǘƻ ǎƘŀǇŜ ǘƘŜƛǊ 
future and address affordable housing needs ƻƴ ŀ ŎƻƳƳǳƴƛǘȅΩǎ ƻǿƴ ǘŜǊƳǎΦ LǇǎǿƛŎƘΩǎ Ǝoals and 
strategies go beyond meeting minimum requirements for producing housing units eligible for inclusion 
on the Subsidized Housing Inventory (SHI).  
 
This plan also emphasizes the need for a mix of housing options for a variety of housing preferences, 
including accessible housing and downsizing choices for seniors, and design. 
 
The goals and strategies in this plan are based on the comprehensive housing needs and development 
constraints analysis combined with input from the housing focus groups conducted in May 2020, the 
public input collected through the Community Development Plan (CDP) engagement process, and the 
ŎƻƴǎǳƭǘŀƴǘΩǎ ǊŜŎƻƳƳŜƴŘŀǘƛƻƴǎ ŀƴŘ ōŜǎǘ ǇǊŀŎǘƛŎŜǎΦ  
 

Five-Year Goals 
The goals of this plan are consistent with the Comprehensive Permit Regulations (760 CMR 56) as 
required by DHCD for Housing Production Plans:  

1. a mix of types of housing, consistent with local and regional needs and feasible within the 

housing market in which they will be situated, including rental, homeownership, and other 

occupancy arrangements, if any, for families, individuals, persons with special needs, and the 

elderly; 

2. a numerical goal for annual housing production, pursuant to which there is an increase in the 

ƳǳƴƛŎƛǇŀƭƛǘȅΩǎ ƴǳƳōŜǊ ƻŦ {IL 9ƭƛƎƛōƭŜ IƻǳǎƛƴƎ ǳƴƛǘǎ ōȅ ŀǘ ƭŜŀǎǘ лΦрл percent of its total units 

(as determined in accordance with 760 CMR 56.03(3)(a)) during every calendar year included 

in the HPP, until the overall percentage exceeds the Statutory Minimum set forth in 760 CMR 

56.03(3)(a). 

Goal 1. PRODUCTION. Create a minimum of 29 affordable homes annuallyτeither through new 
construction or conversion of existing unitsτthat Ŏƻǳƴǘ ƻƴ ǘƘŜ {IL ǘƻǿŀǊŘǎ ǘƘŜ ǎǘŀǘŜΩǎ мл ǇŜǊŎŜƴǘ 
threshold per MGL c.40B. This rate of production would create at least 145 SHI units by 2025, which 
would result in the Town having more than 10 percent of its housing stock as long-term affordable.8 
Beyond the 10 percent threshold, to close the gap between available affordable housing units and the 
current housing needs of its residents, the Town should strive to produce 212 affordable homes 
annually to reach this goal in 5 years and 106 homes annually in 10 years.9 
 
To achieve a certified Ipswich IƻǳǎƛƴƎ tǊƻŘǳŎǘƛƻƴ tƭŀƴ όIttύ ŀƴŘ ǊŜŀŎƘ άǎŀŦŜ ƘŀǊōƻǊέ ǎǘŀǘǳǎΣ Ipswich 
would need to create at minimum 29 total units that will count on the SHI in one calendar year (or 0.5 
percent of total year-round housing stock). If Ipswich created an additional 1 percent of units (or 57 
total units) that count on the SHI, then it would be eligible for a two-year safe-harbor certification. This 

                                                           
8 Note: The absolute numerical goal is likely to change based on the updated total year-round units per the 2020 U.S. Census. 
9 This number is calculated using the number of households who are both low-income and cost-burdened (1,516). According to the 
aŀǎǎŀŎƘǳǎŜǘǘǎ IƻǳǎƛƴƎ tŀǊǘƴŜǊǎƘƛǇ όaItύΩǎ IƻǳǎƛƴƎ bŜŜŘǎ ²ƻǊƪōƻƻƪΥ !ǎǎŜǎǎƛƴƎ /ƻƳƳǳƴƛǘȅ IƻǳǎƛƴƎ bŜŜŘǎΣ ƻƴŜ ƛƴŘƛŎŀǘƻǊ ƻŦ ǊŜƴǘŜǊ housing 
need is if more than 30 percent of renters are cost-burdened (paying more than 30 percent of their income for rent as defined by the federal 
national standard). Approximately 1,061 total units are needed to affordably house 70 percent of low-income and cost-burdened households. 
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rate of production would create at least 145 SHI units by 2025, which would exceed the ǎǘŀǘŜΩǎ 10 
percent goal per MGL c.40B.10  
 

Producing 29 SHI-eligible homes in one calendar year would make the Town of Ipswich eligible to 

receive certification of this HPP for one year. This means that the Zoning Board of Appeals could 

have more authority to deny 40B Comprehensive Permit applications or impose conditions (also 

known as reaching safe harbor).  

 
Ipswich needs 43 ƳƻǊŜ ŀŦŦƻǊŘŀōƭŜ ǳƴƛǘǎ ǘƻ ǊŜŀŎƘ ǘƘŜ ǎǘŀǘŜΩǎ мл ǇŜǊŎŜƴǘ ǘƘǊŜǎƘƻƭŘτbut about 2,395 (42 
percent) of current households earn incomes that could make them eligible for affordable housing. The 
majority of this group are also cost-burdened (spending 30 percent or more on housing costs). Even if 
the 10-percent subsidized housing goal is met, there will still be many households in need of affordable 
housing options, as shown in the figure below.  
 

Ipswich Housing Needs are Far Greater than 10% 

 

 
While this plan focuses on those cost-burdened households who earn less than 80 percent AMI, there 
are 340 cost-burdened households earning between 80 percent and 120 percent AMI which reflects the 
disparity between income and housing costs.  
 
Goal 2. OPTIONS FOR ALL. Encourage a mix of housing choices that offers diverse options to residents 
with varying needs and preferences, including aging-in-place and downsizing options for older adults, 
and options for families, young adults, individuals with disabilities, and lower-income households.  
 

                                                           
10 Note: The absolute numerical goal is likely to change based on the updated total year-round units per the 2020 U.S. Census. The 2010 US 
Census counted 5,735 year-ǊƻǳƴŘ ƘƻǳǎƛƴƎ ǳƴƛǘǎ ƛƴ LǇǎǿƛŎƘ ŀŎŎƻǊŘƛƴƎ ǘƻ 5I/5Ωǎ {ILΦ .ǳǘ ƛƴ нлмтΣ ǘƘŜǊŜ ǿŜǊŜ ǊƻǳƎƘƭȅ сΣлпф ƘƻǳǎƛƴƎ ǳƴƛǘǎ ǇŜǊ 
ACS estimates, suggesting Ipswich may need at least 92 more units to meet the 10 percent threshold. While this figure is only an estimate, the 
Town may want to consider updating this plan when the 2020 figures are released. 
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Goal 3. LOCATION Locate new multifamily and mixed-use residential development in LǇǎǿƛŎƘΩǎ ¢ƻǿƴ 
Center, near the train station, and in areas with sewer access that are near shops and services to 
enhance economic vitality and promote walkable, vibrant age-friendly neighborhoods. 
 
Goal 4. CAPACITY AND FUNDING. Expand implementation capacity and funding resources of local 
housing organizations, including the Ipswich Affordable Housing Trust, particularly to promote 
affordable unit production. 
 
Goal 5. OUTREACH AND ADVOCACY. Enhance communication, outreach, and expanded regional 
collaboration and showcase the work of local and regional housing organizations. 
 
Goal 6. PRESERVATION. Continue to actively monitor and preserve the long-term affordability of 
existing affordable housing units. Seek support from state and regional entities and provide local 
funding, as able, to support the preservation of long-term affordability. This is an ongoing Town role that 
will be important to continue to ensure maintenance of units on the SHI. 
 
Goal 7. SUSTAINABILITY. Encourage the development of new housing and the redevelopment of 
existing buildings with light ecological footprints, including high energy efficiency, clean and renewable 
energy sources, and maximized water conservation measures. 

 
Strategies 
!ŎƘƛŜǾƛƴƎ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ŦƛǾŜ-year goals will require a variety of regulatory, programmatic, and policy 
strategies. This section includes descriptions of local regulatory strategies, local initiatives, and strategies 
that deal with implementation capacity, education, and outreach.  
 
In addition, the following strategies comply with the requirements of the Comprehensive Permit 
Regulations (760 CMR 56).  
 

The HPP shall address ǘƘŜ ƳŀǘǘŜǊǎ ǎŜǘ ƻǳǘ ƛƴ ǘƘŜ 5ŜǇŀǊǘƳŜƴǘΩǎ ƎǳƛŘŜƭƛƴŜǎΣ ƛƴŎƭǳŘƛƴƎ ŀƴ 
explanation of the specific strategies by which the municipality will achieve its housing 
production goal, and a schedule for implementation of the goals and strategies for production of 
units, including all of the following strategies, to the extent applicable: 
 
1. the identification of zoning districts or geographic areas in which the municipality proposes 

to modify current regulations for the purposes of creating SHI Eligible Housing developments 

to meet its housing production goal; 

2. the identification of specific sites for which the municipality will encourage the filing of 

Comprehensive Permit applications; 

3. characteristics of proposed residential or mixed-use developments that would be preferred 

by the municipality (examples might include cluster developments, adaptive re-use, transit-

oriented housing, mixed-use development, inclusionary housing, etc.); 

4. municipally owned parcels for which the municipality commits to issue requests for proposals 

to develop SHI Eligible Housing; and/or  

5. participation in regional collaborations addressing housing development. 
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Goals and Strategies Matrix 

# Housing Strategy 
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1 Strengthen Inclusionary Zoning provisions  X X  X   
 

2 Allow congregate housing and co-living  X X     
 

3 Allow multifamily or mixed-use by-right. X X X    
 

4 Adopt a 40R Smart Growth Overlay District X X X    
 

5 Amend lot size and dimensional requirements in the IR district. X X X    
 

6 
Provide more flexibility to create Accessory Dwelling Units 
(ADUs) and tiny homes 

X X     
 

7 Create an area vision plan for Route 1. X X X    
 

8 Sustain support for emergency rental assistance programs  X     
 

9 Restrict fossil fuels in new construction.       X 

10 
Restructure and expand the existing local first-time homebuyer 
programs. 

X X  X   
 

11 
Repurpose underutilized parcels for the creation of affordable or 
mixed-income housing options. 

X X     
 

12 Actively preserve affordable units set to expire.      X 
 

13 
Continue to integrate current sustainability standards for new 
construction and rehabilitation.  

        X 

14 
Expand the capacity of the Town to implement housing 
initiatives.  

    X   
 

15 
Pursue additional funding sources to support affordable housing 
initiatives.  

   X    
 

16 
Expand education and advocacy efforts to promote creation of 
more diverse housing options.  

X X  X   
 

17 
Work with the Housing Authority to expand its affordable 
housing stock and management capacity. 

X X  X   
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REGULATORY STRATEGIES 
1. Strengthen the Inclusionary Zoning provisions to promote unit production.  
 
IpswichΩǎ inclusionary housing zoning regulation requires all multifamily housing projects creating fewer 
than ten units to either make a payment (between $10,000 to $25,000 per unit) to the Affordable 
Housing Trust or create an affordable unit. For multifamily projects that create ten or more units, the 
developer is required to make one unit affordable for the first ten units and can then choose to either 
make the payment or provide a unit for the additional fractional units.  
 
Footnote 11 to the Table of Density and Dimensional Regulations allows the Planning Board to grant a 
density bonus for certain multifamily developments in exchange for greater affordability (20% of 
additional units affordable or $20,000/unit) or a public recreational benefit. Single-family developments 
seeking a density bonus can choose to provide an affordable housing unit, make a payment, or obtain an 
Open Space Preservation Zoning (OSPZ) special permit to preserve a portion of the site as open space.  
 
In every case but one, developers have chosen to make in-lieu payments to the Affordable Housing 
Trust. Consider revisiting the inclusionary zoning provisions to emphasize creation of on-site or off-site 
units ŀǎ ǘƘŜ ¢ƻǿƴΩǎ ǇǊŜŦŜǊǊŜŘ ƻǇǘƛƻƴǎ ŀƴŘ ƛƴ-lieu payments as a secondary, but not preferred, option.  
 
As part of revising the inclusionary zoning provisions, recalibrate the Inclusionary Zoning and the 
Conversion of Accessory Building in lieu payment amounts to ensure that any in-lieu payments provide 
funds to the Housing Trust sufficient to produce affordable units equivalent to the number of affordable 
units that would have been required through these provisions. Consider ways to encourage smaller and 
incremental developments, such as by having a lower in-lieu payment for developments that add one or 
two units compared to larger developments.  
 
2. Amend zoning to explicitly permit congregate housing and co-living, including in the Great Estate 
Preservation Development and Open Space Preservation (Cluster) zoning provisions. 
 
Congregate housing, a shared living environment that integrates housing and supportive services aimed 
at elders and disabled individuals11, is often created by converting larger single-family homes. 
Congregate housing facilities differ from nursing homes, assisted living, or other institutional 
environments in that they create a stable environment for supportive independent living and they do 
not have 24-hour care.12 There are 43 sites in Massachusetts, including one housing 12 residents in 
Beverly, MA.13  
 
Another example of shared living are contemporary co-living spaces that provide group living 
opportunities where residents share common areas and amenities and do not usually provide 
supportive services. Use the amendments to promote the reuse of existing larger estate houses and 
accessory buildingsΣ ƻƴ LǇǎǿƛŎƘΩǎ DǊŜŀǘ 9ǎǘŀǘŜǎΣ to create affordable and mixed-income housing. A 
άDǊŜŀǘ 9ǎǘŀǘŜέ ƛǎ ŘŜŦƛƴŜŘ ƛƴ ǘƘŜ ¢ƻǿƴΩǎ Great Estate Preservation Development (GEPD) zoning provision 
as an architecturally significant residence, its landscape features, and supporting structures that was 
constructed before 1948 and is situated on a minimum of 60 acres.  

                                                           
11 {ǘŀǘŜ ƻŦ aŀǎǎŀŎƘǳǎŜǘǘǎΩ /ƻƳƳǳƴƛǘȅ .ŀǎŜŘ IƻǳǎƛƴƎΦ άaCt ŀƴŘ /ƻƴƎǊŜƎŀǘŜ IƻǳǎƛƴƎ vϧ!έ ƘǘǘǇǎΥκκǿǿǿΦƳŀǎǎΦƎƻǾκǎŜǊǾƛŎŜ-details/mfp-and-
congregate-housing-qa 
12 For more information on the differences see: http://thejchgroup.com/blog/what-is-a-congregate-care-facility/ OR 
https://www.legis.nd.gov/files/events/memorandum/99121.pdf?2013090818. 
13 https://www.mass.gov/doc/congregate-housing-contractors-and-sites-april-2018/download 

http://thejchgroup.com/blog/what-is-a-congregate-care-facility/
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The Great Estate provision has been used to develop two properties, the Turner Hill development on 
Topsfield Road and New England Biolabs on County Road.14 The provision requires that 10 percent of all 
dwelling units be affordable and no more than 30 percent of total units can be detached single-family. 
Housing must also be clustered and individual lots cannot exceed 20,000 square feet. It also requires a 
minimum 30 percent be set aside for open space, preservation of historic buildings and scenic views 
along the frontage roads, and public access to the open space in perpetuity. Many older, larger single-
family houses have been successfully converted to multi-units, both as condominiums and rental units. 
Such creative and sensitive adaptive reuse projects can help to maintain the ŎƻƳƳǳƴƛǘȅΩǎ vitality and 
address local housing needs. For example, this provision could be used for the Sisters of Notre Dame 
property or other large sites outside downtown.  
 
Congregate and co-living amendments can also be integrated ƛƴǘƻ LǇǎǿƛŎƘΩǎ hǇŜƴ {ǇŀŎŜ tǊŜǎŜǊǾŀǘƛƻƴ 
Zoning (OSPZ) which already promotes cluster housing and open space conservation. Developers and 
landowners, through special permit, can build six or more single-family (attached or detached) dwellings 
on a minimum of four-acre lot if half (50 percent) of the site is permanently protected as open space.  

 
34 Pine Swamp Road 
 
¶ General Information: +/- 42.8 acres; 

frontage on Topsfield Road 

¶ Current Use: Open, forest, and field 

¶ Owner: Privately-Owned 

¶ Zoned: RRA District15 

¶ Potential Development Constraints: 16 

There is narrow frontage on Topsfield 

Road that serves as an entrance to the 

site. Kimball Brook bisects the site and 

there appears to be significant slope to 

the rear of the siteτboth of these 

would impact siting for future 

development.  

 

MassGIS Oliver Map 

  

                                                           
14 Turner Hill has approved over 180 homes but the development is not fully built out. Sixty homes have been built so far.  
15 Ipswich Assessors Database. 2019.  
16 Property screened via MassGIS for the following physical/regulatory constraints, which are not indicated for this property: Water and Sewer 
Mains, Water Supply Protection District, Title 5 Setback Areas, Surface Water Protection Zones, Certified Vernal Pools, Wetlands, Aquifers, 
Natural Heritage and Endangered Species Program (NHESP) Eco Region, Estimated Habitat, Natural Communities, Priority Habitat of Rare 
Species; certified vernal pools; Scenic Landscape Inventory; MA Department of Environmental Protection (DEP) Activity and Use Limitation 
(AUL) Sites; DEP Tier Classified 21E sites; FEMA Flood Hazard areas; and Drinking Water Protection Zone II. 
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3. Amend zoning in and near Town Center to allow well-designed multi-family and/or mixed-use 
options by-right with administrative site plan review and design guidelines, rather than by special 
permit only. 
 
Multifamily and mixed-use development is not allowed by-right in any district, only by special permit. 
Multifamily and mixed-use development is allowed in the IR District and in the Highway Business (HB), 
General Business (GB), and Central Business (CB) districts by special permit from the Planning Board. 
hƴƭȅ оф ǇŜǊŎŜƴǘ ƻŦ LǇǎǿƛŎƘΩǎ ƘƻǳǎƛƴƎ ǎǘƻŎƪ ƛǎ ƳǳƭǘƛŦŀƳƛƭȅ ŀƴŘ ǘƘŜ ƳŀƧƻǊƛǘȅ ƻŦ ƘƻǳǎƛƴƎ ōǳƛƭǘ ƛƴ ǘƘŜ ƭŀǎǘ ǘǿƻ 
decades has been single-family. LƴŎǊŜŀǎƛƴƎ ǘƘŜ ¢ƻǿƴΩǎ ƘƻǳǎƛƴƎ ǎǳǇǇƭȅ Ƴŀȅ ƘŜƭǇ ƳŀƪŜ LǇǎǿƛŎƘ ƳƻǊŜ 
affordable overall. This cƘŀƴƎŜ ǿƻǳƭŘ ǊŜǉǳƛǊŜ ǊŜǾƛǎƛƴƎ ǘƘŜ ¢ƻǿƴΩǎ ƛƴŎƭǳǎƛƻƴŀǊȅ ȊƻƴƛƴƎ ǇǊƻǾƛǎƛƻƴǎτwhich 
currently uses special permits as the primary mechanism for implementing the inclusionary zoning 
requirements. Consider reviewing minimum lot requirements and potentially lower standards to fit with 
ŜȄƛǎǘƛƴƎ ŎƻƴŘƛǘƛƻƴǎ ƛƴ LǇǎǿƛŎƘΩǎ ƴŜƛƎƘōƻǊƘƻƻŘǎΦ  
 
As part of allowing multifamily and mixed-use development by-right, create design guidelines to 
encourage new development that complements and reinforces existing residential neighborhood 
character. Construction should be appropriately scaled and could simultaneously incorporate context-
sensitive street network designs that provide dedicated space for all users, including pedestrians and 
cyclists. 
 
4. Adopt a 40R Smart Growth Overlay District with associated design guidelines to generate well-
designed Transit-Oriented Development (TOD) with mixed-income housing near the train station. 
 
Transit-oriented housing is one way to enrich and diversify the age groups in a community by providing 
greater mobility and easier access to shops and services. According to research cited in the 
Massachusetts Housing Partnership research brief: Transit-Oriented Development Explore (TODEX)17, the 
minimum density required to support 
transit service is 10 units per acre (ideally 
measured as an average residential 
density within walking distance of ½ mile 
from a station to promote pedestrian and 
bicycle modes of access). The average 
housing unit density in the residential 
areas within a ½ mile of the Ipswich 
Commuter Rail Station is only 3.9 units per 
acre ς far short of the density needed to 
support public transit of this type without 
the need for vehicles and large parking 
facilities. 
 
The Smart Growth Zoning Overlay District 
Act, Chapter 149 of the Acts of 2004, 
codified as M.G.L. c. 40R, (referred to here 
as Chapter 40R) was originally enacted to encourage communities to create dense residential or mixed-
use Smart Growth Zoning Overlay Districts, including a high percentage of smaller affordable housing 
units, to be located near transit stations, in areas of concentrated development such as existing city and 

                                                           
17 TODEX MA ς Transit-Oriented Development Explorer. https://www.mhp.net/news/2019/todex-research-brief 
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town centers, and in other highly suitable locations.18  Chapter 40R provides financial incentives for 
communities to establish Smart Growth Overlay Zoning Districts allowing a minimum of 20 units per 
acre for multifamily houses, 12 units per acre for two- and three-family houses, and 8 units per acre for 
single-family houses. In addition, Chapter 40R provides bonus payments for units constructed as a result 
of the greater density afforded in the districts. 
 
Properties with close proximity to a transit facility (including commuter rail stations ς see Figure 
above)τa ½ mile (for Smart Growth Zoning Overlay Districts) or one mile (for Starter Home Zoning 
Overlay Districts)τwould meet Chapter 40R eligibility requirements for Substantial Transit Access. In 
the past, the Town has completed a study of the suitability of establishing 40R districts. This study 
concluded that the best option for the Town is to allow developers to use the 40R overlay zoning if 
desired.  
 
There are underutilized parcels in the vicinity of the train station and EBSCO currently zoned to allow 
multifamily at higher density with special permit, including the Town parking lot (29 Estes Street). This 
site could be redeveloped with street level parking for commuters and multifamily housing constructed 
overhead (also reducing flood risk). As businesses may move towards more remote work in the future, 
the Town should consider and encourage repurposing office buildings in the Town Center for future 
housing.   

 
29 Estes Street (Town Parking Lot) 
 
¶ General Information: +/- 1.5 acres; frontage on Peatfield 

Street  

¶ Current Use: Town Parking Lot for Commuter Rail 

¶ Owner: Town of Ipswich 

¶ Zoned: General Business District19 

¶ Potential Development Constraints: None per MassGIS 

data.20 Would be connected to municipal Water and 

Sewer. Although the site is town-owned, EBSCO has an 

ǳƴǊŜǎǘǊƛŎǘŜŘ ǊƛƎƘǘ ǘƻ ǳǎŜ ǘƘŜ ƭƻǘ ŦƻǊ ƛǘǎ ŜƳǇƭƻȅŜŜǎΩ 

parking, and they would need to be involved in future 

development discussion. Future development of the site 

would need to include a way to accommodate parking 

on the site, likely through a parking facility. 

 

 

 

Photo: MBTA Parking Lot Early Morning, John 
Muldoon21 

                                                           
18 Massachusetts DHCD, Guidance for MGL c.40R and 760 CMR 59.00: Smart Growth Zoning and Starter Home Zoning, September 2018, page 1. 
https://www.mass.gov/doc/guidance-for-mgl-c-40r-and-760-cmr-5900smart-growth-zoning-and-starter-home-zoning/download. 
19 Ipswich Assessors Database. 2019.  
20 Property screened via MassGIS for the following physical/regulatory constraints, which are not indicated for this property: Water and Sewer 
Mains, Water Supply Protection District, Title 5 Setback Areas, Surface Water Protection Zones, Certified Vernal Pools, Wetlands, Aquifers, 
Natural Heritage and Endangered Species Program (NHESP) Eco Region, Estimated Habitat, Natural Communities, Priority Habitat of Rare 
Species; certified vernal pools; Scenic Landscape Inventory; MA Department of Environmental Protection (DEP) Activity and Use Limitation 
(AUL) Sites; DEP Tier Classified 21E sites; FEMA Flood Hazard areas; and Drinking Water Protection Zone II. 
21 WƻƘƴ aǳƭŘƻƻƴΦ aŀȅ нпΣ нлмуΦ ά¢ƘŜǊŜΩǎ tƭŜƴǘȅ ƻŦ 5ƻǿƴǘƻǿƴ tŀǊƪƛƴƎΦ Lǘ Wǳǎǘ bŜŜŘǎ ǘƻ .Ŝ aŀƴŀƎŜŘ .ŜǘǘŜǊΦέ Local News. 
http://thelocalne.ws/2018/05/24/theres-plenty-of-downtown-parking-it-just-needs-to-be-managed-better/ .  

http://thelocalne.ws/2018/05/24/theres-plenty-of-downtown-parking-it-just-needs-to-be-managed-better/
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Development Constraints Map, JM Goldson LLC 

 
5. Amend lot size and dimensional requirements in the IR district to permit contextually sensitive infill 
development and allow adaptive reuse of existing houses.   
 
More than half (about 52 percent) of existing properties in the IR district do not conform to the 
minimum lot size required by the zoning bylaw. The current minimum lot size for a single-family house is 
10,000 s.f. and for a two-family is 12,000 s.f. However, most of the existing houses are on lots that are 
smaller than these requirements.  
 
This is quite common in older, traditional and often historic neighborhoods because the neighborhoods 
largely predate zoning. These neighborhoods often have many non-ŎƻƴŦƻǊƳƛƴƎ όōǳǘ άƎǊŀƴŘŦŀǘƘŜǊŜŘέ 
properties) and could not be built today under current zoning. Having a status of non-conforming limits 
opportunities for existing property owners to alter the use of their property or improve the property 
with additions and it also limits the use of vacant lots (that may even be virtually the same size as 
neighboring properties).  
 
Two-family and multi-family uses are already allowed in the IR district. Expanding opportunities for 
these uses by reducing lot size and other dimensional requirements could help create more housing 
options near Town Center without changing the essential built characteristics of these neighborhoods.  
 
To encourage more housing options near Town Center, including smaller units, reduce lot size and other 
dimensional requirements in the IR district to allow compatible infill development of vacant lots and 
adaptive reuse of existing houses. This strategy, combined with appropriate design review 
requirements, can also help to preserve the historic and architectural characteristics of these 
neighborhoods by allowing additional units within the envelope of the building or through sensitive 
additions as an alternative to tear-down and rebuild options.   
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6. Provide more flexibility to create Accessory Dwelling Units (ADUs) and allow the creation of tiny 
houses or other small detached accessory units.  
 
Accessory Dwelling Units (ADUs), tiny houses, and other small-scale housing options allow communities 
to incrementally increase the number of units without increasing the building footprint. ADUs can either 
be a second small dwelling unit on the same property, such as tiny house in the backyard (detached), or 
an apartment within a single-family house, such as carriage house or basement apartment (attached). 
Allowing for this type of housing near the Town Center could increase the number of residents who 
could walk to goods, services, and other activities. It can also make larger existing properties more 
affordable, increase the number of affordable residential units in or near the Town Center, and preserve 
the historic community character.  
 
LǇǎǿƛŎƘΩǎ Ȋƻƴƛƴg bylaw currently allows attached ADUs (up to 900 sq ft) in all residentially zoned areas 
districts through special permit from the Zoning Board of Appeals (ZBA).22 They must share a common-
floor-ceiling (of at least 500 square feet) or common wall-connector (of at least 12 feet) with the main 
buildingτand new entrances must be built on the side or rear of the building.23 As of August 2020, this 
provision led to the creation of 75 units. 
 
The Town should consider allowing accessory dwelling units to be built by-right and/or expanding 
ŀŎŎŜǎǎƻǊȅ ŀǇŀǊǘƳŜƴǘǎ ǘƻ ǘƘŜ ǊŜǎǘ ƻŦ LǇǎǿƛŎƘΩǎ ǊŜǎƛŘŜƴǘƛŀƭ ȊƻƴƛƴƎ ŘƛǎǘǊƛŎǘǎΦ /ƻƴǎƛŘŜǊ ŀƭƭƻǿƛƴƎ ōƻǘƘ 
attached and detached ADUs on nonconforming lots smaller than 10,000 sq ft. ADUs are currently not 
allowed on nonconforming lots (or lots smaller than 10,000 square feet).  
 
LǇǎǿƛŎƘΩǎ ȊƻƴƛƴƎ ōȅƭŀǿ ŀƭǎƻ ŀƭƭƻǿǎ ŦƻǊ ǘƘŜ ŎƻƴǾŜǊǎƛƻƴ ƻŦ ŀccessory buildings into detached ADUs in the 
two predominant residential districts (RRA and IR), if applicants can demonstrate a community benefit.24 
This can be achieved by creating an affordable unit (for incomes earning 80 percent AMI), making an in-
lieu payment ($15,000) to the Affordable Housing Trust, preserving an historic structure, or if the unit is 
occupied by a family member. According to the Ipswich Planning Division, 28 buildings have used this 
provision as of November 2019. The accessory building must have been built prior to 1999 (the date the 
section went into effect) and must be located on the same lot, unless the accessory building is 
determined by the Planning Board to be of historical or architectural significance.  
 
The Town should consider expansion of the bylaw to allow for the creation of new detached ADUs, 
including the creation of tiny homesτminiature dwellings (400 square feet or less) often designed in the 
styles of traditional homes.  
 
Tiny homes often occupy a nebulous place in the zoning codes and can be treated differently depending 
on whether they are wheeled or built on a foundation. A tiny home on wheels is usually treated as a 
mobile homeτŘŜŦƛƴŜŘ ƛƴ LǇǎǿƛŎƘΩǎ ȊƻƴƛƴƎ ōȅƭŀǿ ŀǎ άA dwelling unit built on a chassis [wheeled frame] 
and containing complete electrical, plumbing and sanitary facilities and designed to be installed on a 
temporary or permanent foundation for permanent living quarters. For the purposes of this bylaw, the 
ǘŜǊƳ άƳƻōƛƭŜ ƘƻƳŜέ ǎƘŀƭƭ ƛƴŎƭǳŘŜ ǘǊŀƛƭŜǊǎΣ ƳƻǘƻǊƛȊŜŘ ƘƻƳŜǎ ŀƴŘ bus, camper or van conversions which 

                                                           
22 {ŜŜ {ŜŎǘƛƻƴ W ά!ŎŎŜǎǎƻǊȅ !ǇŀǊǘƳŜƴǘǎέ ƛƴ LǇǎǿƛŎƘ ½ƻƴƛƴƎ .ȅƭŀǿΦ  
23 Per the current zoning provisions, the accessory apartments cannot have more than one bedroom and one bathroomτwhich 
may raise fair housing concerns since familial status is a federally-protected class under the Federal Fair Housing Act. Title V of 
the state Environmental Code already imposes restrictions on number of bedrooms based on wastewater treatment capacity 
and, therefore, this additional bedroom limitation is arbitrary and possibly discriminatory.  
24 See Sectƛƻƴ t ά/ƻƴǾŜǊǎƛƻƴ ƻŦ !ŎŎŜǎǎƻǊȅ .ǳƛƭŘƛƴƎ ƛƴǘƻ wŜǎƛŘŜƴǘƛŀƭ ¦ƴƛǘέ Lƴ LǇǎǿƛŎƘ ½ƻƴƛƴƎ .ȅƭŀǿΦ 
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are designed to provide human habitationΦέ aƻōƛƭŜ ƘƻƳŜǎ ŀǊŜ ƻƴƭȅ ŀƭƭƻǿŜŘ ŦƻǊ ǘŜƳǇƻǊŀǊȅ ǊŜǎƛŘŜƴŎŜ όǳǇ 
to one year) through a special permit in any district.25 Travel or camping trailers or self-contained mobile 
homes are exempt from this as long as they are not lived in for more than two (2) weeks in any calendar 
year. Permanent residence mobile homes are not allowed in any zoning district.26  
 
7. Create an area vision plan and consider zoning amendments to allow mixed-use commercial and 
residential development along Route 1 
 
An area vision plan should engage the community to create a vision for the corridor and consider future 

uses and improvements for the area. Consider zoning changes to allow mixed-use development north of 

Linebrook Road. This woulŘ ǇǊƻǘŜŎǘ ǘƘŜ ¢ƻǿƴΩǎ ŎƻƳƳŜǊŎƛŀƭ ǘŀȄ ōŀǎŜ ōǳǘ ƻǇŜƴ ƻǇǇƻǊǘǳƴƛǘƛŜǎ ŦƻǊ 

additional residential development.  

The parcels surrounding Route 1 (Newburyport Turnpike), which runs north-south through the western 
side of Ipswich, are zoned as Limited Industrial (LI) or Planned Commercial (PC). The LI district is south of 
Linebrook Road on the eastern side of the turnpike while the PC zoning district is on the western side of 
the turnpike and the eastern side north of Linebrook Road (see map below). Residential development, 
including mixed-use, is not allowed in either of these zones but there are four parcels currently being 
used for residential use. Commercial and industrial businesses occupy most of the parcels (69.6 percent 
of total land area), including a tractor supply store, auto parts store, marble supplier, appliance store, 
outdoor accessories store, and high-tech research as well as development and manufacturing 
businesses. 
 
hŦ LǇǎǿƛŎƘΩǎ ŦƻǳǊ ŎƻƳƳŜǊŎƛŀƭ ŀǊŜŀǎΣ wƻǳǘŜ м Ƙŀǎ ǘƘŜ ƭŀǊƎŜǎǘ ǇŜǊŎŜƴǘŀƎŜ ƻŦ ǾŀŎŀƴǘ land (11.5 percent)τa 
total of 8 parcels (33 acres).27 ¢Ƙƛǎ ŎƻǊǊƛŘƻǊ Ƙŀǎ ōŜŜƴ ǎŜŜƴ ŀǎ ƛƳǇƻǊǘŀƴǘ ŦƻǊ ōǳƛƭŘƛƴƎ ǘƘŜ ¢ƻǿƴΩǎ 
commercial base but could also be studied to allow mixed-use development north of Linebrook Road. 
¢Ƙƛǎ ǿƻǳƭŘ ǇǊƻǘŜŎǘ ǘƘŜ ¢ƻǿƴΩǎ ŎƻƳƳŜǊŎƛŀƭ ǘŀȄ ōŀǎŜ ōǳǘ ƻǇŜƴ ƻǇǇƻǊǘǳƴƛǘƛŜǎ ŦƻǊ ŀŘŘƛǘƛƻƴŀƭ ǊŜǎƛŘŜƴǘƛŀƭ 
development. Although residents would likely still need a car, they would be close to some shops and 
services. As part of the zoning amendment, consider implementing minimum development densities to 
maximize potential and trade-offs with commercial development.    

                                                           
25 The permit applicant must also justify a personal emergency. The Zoning Board of Appeals by special permit may extend period by up to one 
(1) additional year, if it determines that special circumstances warrant such extension. 
26 ¢ƘŜȅ Ƴŀȅ ōŜ ǇŀǊƪŜŘ ƻƴ ǘƘŜ ƻǿƴŜǊΩǎ ǇǊƻǇŜǊǘȅ ŀƴŘ Ƴǳǎǘ ǊŜƳŀƛƴ ƻǇŜǊŀǘƛƻƴŀƭ ŀƴŘ ŎŜǊǘƛŦƛŜŘ ōȅ ǾŀƭƛŘ ŀǘǘŀŎƘŜŘ ǊŜƎƛǎǘǊŀǘƛƻƴ ǇƭŀǘŜǎΦ 
27 ¢ƻǿƴ ƻŦ LǇǎǿƛŎƘΣ !ǎǎŜǎǎƻǊΩǎ 5ŀǘŀ нлмфΦ 
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Map. Route 1 Land Uses and Zoning Districts 
Source: Town of Ipswich !ǎǎŜǎǎƻǊΩǎ 5ŀǘŀ нлмфΣ tǊŜǇŀǊŜŘ ōȅ Wa DƻƭŘǎƻƴ [[/ 

 


